
 

 
 

The COLUMBIA COUNTY  
GROWTH MANAGEMENT PLAN 
 

Table of Contents  

INTRODUCTION __________________________________ CHAPTER 1 

Preface _____________________________________________________________________1-1 

Public Participation__________________________________________________________1-1 

The Planning Process _______________________________________________________1-2 
Step 1: Inventory and Assessment ____________________________________1-2 
Step 2: Statement of Needs and Goals _______________________________1-2 
Step 3: Implementation Strategy______________________________________1-2 

Plan Elements _______________________________________________________________1-2 
Population___________________________________________________________1-3 
Housing _____________________________________________________________1-3 
Economic Development ______________________________________________1-3 
Natural and Historic Resources _______________________________________1-3 
Transportation and Community Facilities _____________________________1-3 
Land Use ____________________________________________________________1-3 

Implementation Strategy ____________________________________________________1-4 

VISION 2020 ______________________________________ CHAPTER 2 

Introduction ________________________________________________________________2-1 

Columbia County’s Vision for the Future _____________________________________2-1 

Columbia County Compass __________________________________________________2-2 
 

Forward 2020: Columbia County Growth Management Plan _________________________________________________ i 



Table of Contents _______________________________________________________________________  

Housing _____________________________________________________________2-2 
Commerce___________________________________________________________2-2 
Public Environment __________________________________________________2-2 
Transportation_______________________________________________________2-3 
Profile of Survey Respondents ________________________________________2-3 

Focus Area Workshops ______________________________________________________2-4 

Comparison of Potential Development Patterns ______________________________2-6 

POPULATION _____________________________________ CHAPTER 3 

Introduction ________________________________________________________________3-1 

Summary ___________________________________________________________________3-1 

The Planning Area___________________________________________________________3-3 

Columbia County, Past and Present __________________________________________3-3 
Population and Household Trends____________________________________3-3 
Population by Age ___________________________________________________3-6 
Race and Sex Characteristics _________________________________________3-8 
Educational Attainment ____________________________________________ 3-10 
Income ____________________________________________________________ 3-12 

Columbia County Tomorrow_______________________________________________ 3-15 
Population Forecasts _______________________________________________ 3-15 
Population Forecasts by Age _______________________________________ 3-17 
Household and Housing Forecasts__________________________________ 3-18 
Employment Growth _______________________________________________ 3-19 

HOUSING _________________________________________ CHAPTER 4 

Introduction ________________________________________________________________4-1 

Residential Growth in Columbia County ______________________________________4-1 

Current Housing Stock ______________________________________________________4-2 

Age of Columbia County’s Housing Supply___________________________________4-3 

Tenure and Vacancy in Columbia County's Housing Supply ___________________4-4 
Owner-Occupied and Renter-Occupied Housing _______________________4-4 
Vacancy Rates _______________________________________________________4-5 

Cost of Housing_____________________________________________________________4-8 

Housing Conditions _________________________________________________________4-8 

Housing Forecasts __________________________________________________________4-9 

ii ________________________________________________ Forward 2020: Columbia County Growth Management Plan 



_______________________________________________________________________Table of Contents 

Summary and Needs Assessment ____________________________________________4-9 

ECONOMIC DEVELOPMENT________________________ CHAPTER 5 

Introduction ________________________________________________________________5-1 

Setting—The County ________________________________________________________5-1 

The Region _________________________________________________________________5-2 

Economic Base Inventory ____________________________________________________5-3 

Employment by Sector_______________________________________________________5-3 
Columbia, Richmond and McDuffie Counties__________________________5-6 
Columbia County and the State of Georgia____________________________5-6 

   

Major Development Trends and Unique Economic Opportunities______________5-7 
Retail Trade and Services_____________________________________________5-7 
Construction_________________________________________________________5-8 
Manufacturing and Wholesale Trade __________________________________5-8 
Fort Gordon _________________________________________________________5-9 

Sector Earnings _____________________________________________________________5-9 

Sources of Personal Income________________________________________________ 5-11 

Inventory of Major Community-Level Economic Activities ___________________ 5-13 
Development Authority ____________________________________________ 5-13 

Labor Force Analysis ______________________________________________________ 5-13 
Columbia County Residents' Jobs___________________________________ 5-13 
Labor Force Participation___________________________________________ 5-14 
Unemployment ____________________________________________________ 5-15 

Commuting Patterns ______________________________________________________ 5-16 

Local Economic Development Resources ___________________________________ 5-16 
Economic Development Agencies___________________________________ 5-16 
Resources—Programs and Tools____________________________________ 5-18 

HISTORIC RESOURCES ____________________________ CHAPTER 6 

Historic Overview ___________________________________________________________6-1 

Inventory of Historic Resources ______________________________________________6-1 
Possible National Register Sites in Columbia County __________________6-2 

Assessment of Historic Preservation Needs __________________________________6-2 

Forward 2020: Columbia County Growth Management Plan ________________________________________________ iii 



Table of Contents _______________________________________________________________________  

NATURAL RESOURCES & GREENSPACE____________ CHAPTER 7 

Introduction ________________________________________________________________7-1 

The Natural Environment of Columbia County _______________________________7-1 
Climate______________________________________________________________7-1 
Topography and Steep Slopes ________________________________________7-2 
Protected Mountains _________________________________________________7-2  
Soils_________________________________________________________________7-2  
Prime Agricultural and Forest Land ___________________________________7-3 
Major Parks, Recreation and Conservation Areas ______________________7-4 

Environmentally Sensitive and Ecologically Significant Areas __________________7-6 
Plant and Animal Habitats____________________________________________7-6 

Air Quality __________________________________________________________________7-8 

Water Resources ____________________________________________________________7-8 
Aquifers and Groundwater Recharge Areas ___________________________7-9 
Water Supply Watersheds __________________________________________ 7-12 
Wetlands __________________________________________________________ 7-13 

River and Stream Corridors ________________________________________________ 7-13 
Floodplains ________________________________________________________ 7-13 
Protected River Corridor ___________________________________________ 7-14 

Non-Point Source Pollution ________________________________________________ 7-14 

Scenic Views and Sites_____________________________________________________ 7-14 

Columbia County Greenspace Program ____________________________________ 7-15 
Savannah River Conservation Area & Greenway _____________________ 7-15 
Floodplain Greenways______________________________________________ 7-15 
Martinez-Evans Open Space ________________________________________ 7-16 
Northwest Conservation Area ______________________________________ 7-16 
Historic/Natural Resources_________________________________________ 7-16 

Summary and Needs Assessment __________________________________________ 7-17 

TRANSPORTATION _______________________________ CHAPTER 8 

Introduction ________________________________________________________________8-1 

Travel Characteristics _______________________________________________________8-1 

Roadway Classifications _____________________________________________________8-2 
Freeways ____________________________________________________________8-3 
Arterials _____________________________________________________________8-3 
Collectors ___________________________________________________________8-4 
Local Roads__________________________________________________________8-5 

iv ________________________________________________ Forward 2020: Columbia County Growth Management Plan 



_______________________________________________________________________Table of Contents 

Existing Conditions _________________________________________________________8-5 
Street and Highway System___________________________________________8-5 

Maintenance Activities_______________________________________________________8-7 

Current Road Improvement Plans ____________________________________________8-7 
Major State and County Projects______________________________________8-8 
Other Identified Problems ____________________________________________8-9 

Bicycle and Pedestrian Facilities______________________________________________8-9 

Public Transportation _______________________________________________________8-9 
Paratransit___________________________________________________________8-9 
Bus Service ________________________________________________________ 8-10 
Passenger Rail Service______________________________________________ 8-10 

Railroads _________________________________________________________________ 8-10 

Transportation Plan _______________________________________________________ 8-11 
Additional Road Projects ___________________________________________ 8-11 
Preparation of Long-Range Comprehensive Transportation Plan _____ 8-11 
Potential Projects Requiring Study __________________________________ 8-11 
Transportation Plan Project Listing _________________________________ 8-12 

COMMUNITY FACILITIES AND SERVICES___________ CHAPTER 9 

Introduction ________________________________________________________________9-1 

Public Safety ________________________________________________________________9-1 
Columbia County Sheriffs Office______________________________________9-1 
Fire and Emergency Medical Services _________________________________9-2 
Animal Control ______________________________________________________9-2 
Assessment of Public Safety Needs ___________________________________9-2 

Hospitals and Other Public Health Care Facilities _____________________________9-2 
Hospitals ____________________________________________________________9-2 
Public Health ________________________________________________________9-3 
Senior Services_______________________________________________________9-3 
Assessment of Public Health Needs___________________________________9-4 

Parks and Recreation ________________________________________________________9-4 
Public Parks _________________________________________________________9-4 
Community Centers__________________________________________________9-5 
Assessment of Park and Recreation Needs ____________________________9-5 

Educational Facilities ________________________________________________________9-7 
Elementary Schools __________________________________________________9-7 
Middle Schools ______________________________________________________9-8 
High Schools ________________________________________________________9-8 

Forward 2020: Columbia County Growth Management Plan ________________________________________________ v 



Table of Contents _______________________________________________________________________  

Assessment of Education Needs______________________________________9-8 

Cultural Facilities____________________________________________________________9-9 
Libraries_____________________________________________________________9-9 
Assessment of Cultural Facilities Needs ______________________________9-9 

Solid Waste Management __________________________________________________ 9-10 
Assessment of Solid Waste Management Needs _____________________ 9-10 

Water and Wastewater System _____________________________________________ 9-10 
Water______________________________________________________________ 9-10 
Wastewater ________________________________________________________ 9-10 
Stormwater Management___________________________________________ 9-11 
Assessment of Water and Wastewater Needs________________________ 9-11 

General Government ______________________________________________________ 9-11 
Assessment of General Government Needs _________________________ 9-12 

LAND USE _______________________________________ CHAPTER 10 

Introduction ______________________________________________________________ 10-1 

Land Use Categories and Patterns _________________________________________ 10-1 
Agriculture and Forestry ___________________________________________ 10-1 
Residential ________________________________________________________ 10-1 
Rural Residential___________________________________________________ 10-2 
Recreational Residential____________________________________________ 10-2 
Urban Residential—Low Density ____________________________________ 10-2 
Urban Residential—Medium density ________________________________ 10-3 
High Density Residential ___________________________________________ 10-3 
Office-Professional_________________________________________________ 10-3  
Commercial—Retail ________________________________________________ 10-3 
Planned Development Corridor _____________________________________ 10-4 
Industrial __________________________________________________________ 10-4 
Transportation, Communication and Utilities _______________________ 10-4 
Public/Institutional_________________________________________________ 10-4 
Parks—Active recreation ___________________________________________ 10-5 
Passive Recreation, Conservation ___________________________________ 10-5 
Undeveloped ______________________________________________________ 10-5 

Existing Land Use _________________________________________________________ 10-6 

Influences on Future Development_________________________________________ 10-6 
Historic Patterns of Growth_________________________________________ 10-6 
Land Use and Infrastructure Patterns _______________________________ 10-7 
Blighted and Transitional Areas ____________________________________ 10-7 
Incompatible Land Use Relationships _______________________________ 10-8 
Environmentally Sensitive Areas ____________________________________ 10-8 

vi ________________________________________________ Forward 2020: Columbia County Growth Management Plan 



_______________________________________________________________________Table of Contents 

Market Forces_____________________________________________________________ 10-8 
Employment by Land Use Category _________________________________ 10-8 
Nonresidential Demand—Floor Area and Acreage __________________ 10-10 
Residential Demand—Net Acres ___________________________________ 10-11 
Land Consumption—Columbia County_____________________________ 10-11 

Outlook For Development ________________________________________________ 10-12 
Opportunities_____________________________________________________ 10-12 
Constraints _______________________________________________________ 10-13 

Principles Guiding the Land Use Plan______________________________________ 10-13 

Future Land Use__________________________________________________________ 10-16 

URBAN DESIGN___________________________________CHAPTER 11 

Introduction ______________________________________________________________ 11-1 

Development Patterns _____________________________________________________ 11-1 
Neighborhood Centers _____________________________________________ 11-1 
Town Centers______________________________________________________ 11-2 
Commerce Centers ________________________________________________ 11-2 

Urban Design Mechanisms ________________________________________________ 11-3 
Urban Design at the County-wide Level _____________________________ 11-3 
Urban Design at the “Town” Level __________________________________ 11-3 

IMPLEMENTATION STRATEGY____________________CHAPTER 12 

Introduction ______________________________________________________________ 12-1 

Goals and Strategies ______________________________________________________ 12-1 

Short Term Work Program _________________________________________________ 12-9 

Plan Amendments and Updates____________________________________________ 12-9 
Annual Plan Review ________________________________________________ 12-9 
Updates to the Short Term Work Program___________________________ 12-9 
Minor Plan Amendments __________________________________________ 12-10 
Major Plan Amendments __________________________________________ 12-10 
Fifth-Year Review and Tenth-Year Plan Update _____________________ 12-10 

SHORT TERM WORK PROGRAM—2001-2005_______________________________ 12-11 

POPULATION DATA ______________________________ APPENDIX A 

Current Population _________________________________________________________ A-1 
Vacancy Rates ______________________________________________________ A-3 

Forward 2020: Columbia County Growth Management Plan _______________________________________________ vii 



Table of Contents _______________________________________________________________________  

Average Household Size ____________________________________________ A-4 

Household Income Data ____________________________________________________ A-4 

Housing Values and Rental Costs ___________________________________________ A-4 

WOODS & POOLE METHODOLOGY________________ APPENDIX B 

Introduction ________________________________________________________________B-1 

Overview of the Projection Methods__________________________________________B-1 
The “Export-Base” Approach__________________________________________B-2 
The Demographic Model _____________________________________________B-3 
Population and Households __________________________________________B-4 
Employment _________________________________________________________B-4 
Employment by Sector _______________________________________________B-5 
The Accuracy of the Projections ______________________________________B-7 
 

viii _______________________________________________ Forward 2020: Columbia County Growth Management Plan 



 

INTRODUCTION___________________________ CHAPTER 1 

 Preface 

Forward 2020: Columbia County Growth Management Plan is a long-range plan for managing 
and guiding Columbia County's development over the next 20 years and beyond. It is intended 
to be comprehensive in its approach and holistic in its examination of the County's status and 
direction, in order to make recommendations for a strategy for implementation in the future. 
The Plan will serves as a basis for local decision making for years to come.  

Forward 2020: Columbia County Growth Management Plan has been prepared under the guide-
lines of the Georgia Department of Community Affairs for preparation of local Comprehensive 
Plans. In order for a county to be designated as a Qualified Local Government by the state, it 
must adopt a comprehensive plan that meets or exceeds the DCA guidelines.  

Forward 2020: Columbia County Growth Management Plan is the second plan update prepared 
by the County, with the original plan adopted in 1989. In 1994, the County undertook a five-
year assessment of the original Growth Management Plan. This assessment revealed that Co-
lumbia County had become a very different place than it had been just five years earlier. There 
were more people, new developments, new challenges, and changing issues that needed to be 
examined and reflected in a new plan. The County decided that more than a simple update to 
the Plan was needed, and a major rewrite of the entire Growth Management Plan was necessary. 

Now, ten years after adoption of the first Growth Management Plan (and certification by DCA as 
a Qualified Local Government), the County has embarked on a major update of the Plan to keep 
it consistent with trends and changing conditions. This update is intended to be a responsible 
plan—one that recognizes the County's role in the Augusta Metro region while maintaining our 
own identity. This Plan is the product of many hours of hard work and dedication by countless 
persons. It was prepared with the assistance of a Steering Committee appointed by the County 
Commission. The committee’s attention and input to the project were vital components to the 
Plan’s success and cannot be overstated. 

In December 1999, the County held a "kick-off" meeting and public hearing to begin the proc-
ess. Subsequently, monthly Steering Committee Meetings from December 1999, to November 
2000, were held to discuss issues and to review progress. In December 2000, a “wrap-up” pub-
lic hearing was held to gather additional public input to finalize the draft plan document. Sub-
sequently, the draft was transmitted to the Central Savannah River Area Regional Development 
Center and the Georgia Department of Community Affairs for their review and comment.  

This resulting Plan document will serve as a blueprint for County action with a view toward the 
next 20 years. 

 Public Participation 

The State’s Minimum Planning Standards and Procedures requires two public hearings, the first 
prior to the preparation of the plan, and the second prior to transmission from the County Com-
mission to the Central Savannah River Regional Development Commission for review. The 
County felt that a much stronger citizen participation plan was necessary to capture the feel-
ings, needs and desires of its residents. Citizen participation has both met and exceeded the 
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Chapter 1: Introduction ___________________________________________________________________  

minimum requirements of the Georgia Department of Community Affairs (DCA). The County 
appointed a Steering Committee of interested and influential citizens, business interests and 
other stakeholders to assist and advise the Planning Team. Input from committee members and 
the general public were incorporated into the overall Plan, and individual planning elements. 
The first and last meetings were specifically advertised as Public Hearings, in accordance with 
the requirements of DCA, although all meetings were open to the public throughout the proc-
ess. 

 The Planning Process 

Georgia’s Minimum Planning Standards and Procedures require that all local government Com-
prehensive Plans follow a specific planning process in their development. This process consists 
of the following three steps, as described by the Georgia Department of Community Affairs. The 
results of these three steps are interwoven into the plan elements that follow: 

Step 1:  Inventory and Assessment 

In order to plan for the future, a community must know about its existing conditions. This step 
answers the questions “what do we have as a community?” and “What is good or bad about our 
community?” Once completed, this step provides a picture of the existing conditions within a 
community. 

Step 2:  Statement of Needs and Goals 

Based upon the inventory and assessment, existing community needs are identified and goals 
for future growth and development are prepared. These goals provide guidance for the com-
munity and the framework from which detailed policies and recommendations are developed. 
This step of the planning process answers the question “Where do we want to go?” 

Step 3:  Implementation Strategy 

This step combines all of the plan’s recommendations and describes how they will be imple-
mented. This step answers the question “How are we going to get there?” The State’s Minimum 
Planning Standards and Procedures also require that a Short-Term Work Program be prepared 
as part of the Implementation Strategy. The Short-Term Work Program is a listing of specific ac-
tions that a local government anticipates taking over the next five years to implement its plan. 
The Implementation Strategy and its Short-Term Work Program is designed to ensure that the 
plan will become a working tool, which will be used to guide decision-making rather than being 
just another unused report on the shelf. 

 Plan Elements 

The basic planning process is applied to each of the planning elements required in the State’s 
Minimum Planning Standards and Procedures. The following briefly describes the six topical ar-
eas, or planning elements, that local governments must consider in their plans: 
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Population 

This element provides the foundation for the plan. In order to plan for the future, the County 
must have a general idea of approximately how many people to plan for. The Minimum Planning 
Standards and Procedures require that all local plans contain an analysis of historical popula-
tion, estimated population and projected population. Only Step 1, Inventory and Assessment, of 
the planning process is applied to the Population Element. 

Housing 

This element provides an inventory and assessment of the county’s housing. The inventory in-
cludes the age, type, condition, and location of housing units within the county. Based upon 
population projections, a rough estimate of the number of additional housing units needed to 
house the county’s future population can be made. Goals and strategies are developed to ad-
dress existing needs and the future provision of housing in the community. 

Economic Development 

This element provides an inventory and assessment of the county’s economic base and its labor 
force. An analysis of past trends of the county’s economic base and its labor force, as well as an 
analysis of regional comparison in these areas, will provide insight into the county’s economic 
health. An understanding of the county’s economy is necessary in order to develop goals and 
strategies for the county’s future economic development. 

Natural and Historic Resources 

This element provides an inventory and assessment of the county’s natural features (topogra-
phy, wetlands, prime agricultural and forest land, plant and animal habitats, etc.) and historic 
resources (historic homes, landmark buildings, etc.) Goals, objectives, and policies are devel-
oped to address the impact that future population growth and its related development could 
have on these resources, as well as what role they could play in economic development. Be-
cause of their importance, natural and historic resources are discussed in separate chapters of 
the Plan. 

Transportation and Community Facilities 

This element provides an inventory and assessment of the various services that are provided by 
the County or other public and private groups. Existing needs are identified. The impact of fu-
ture population growth on public services such as public safety, water and sewer, transporta-
tion, schools and solid waste disposal is addressed. Goals and strategies are developed to ad-
dress the future provision of community facilities; transportation is discussed in a separate 
chapter due to the extensive nature of these facilities. 

Land Use 

This element provides an inventory and assessment of how land is used in the county. The es-
timated acreage of each land use type is calculated and projections are made of the amount of 
land use required to meet the demands of future populations and employment growth.  Goals 

Forward 2020: Columbia County Growth Management Plan _______________________________________________1-3 



Chapter 1: Introduction ___________________________________________________________________  

and strategies are developed to address existing land use problems and to address how the 
county’s land should be used in the future. 

 Implementation Strategy 

The inventory and assessment of needs presented for each Plan Element, combined with the 
county’s vision for the future, results in goals and strategies for Plan implementation over the 
next 20 years. In turn, a shorter term Work Program is outlined for the next 5 years—what is to 
be accomplished by whom, and with what funds. 

Over time, changes will occur in the county that may not have been anticipated and over which 
the county may have no control—changing lifestyles, national or regional economic shifts, and 
very importantly, the impact of telecommuting or internet access on working and shopping pat-
terns, etc. Annually monitoring these shifts against progress in Plan implementation may lead 
to the need for amendments to the Plan. In addition, the State has certain requirements for 
amendments and updates that must be followed. The final part of the Implementation Strategy, 
therefore, deals with annual review of the Plan and Short Term Work Program updates, amend-
ment procedures, and ultimately a full Plan Update in 5 to 10 years, depending on the extent to 
which the Plan has been kept current. 

 

1-4_______________________________________________ Forward 2020: Columbia County Growth Management Plan 


	Table of Contents
	INTRODUCTION CHAPTER 1
	Preface
	Public Participation
	The Planning Process
	Step 1:  Inventory and Assessment
	Step 2:  Statement of Needs and Goals
	Step 3:  Implementation Strategy

	Plan Elements
	Population
	Housing
	Economic Development
	Natural and Historic Resources
	Transportation and Community Facilities
	Land Use

	Implementation Strategy


